
 

   CASE SUMMARY 
                          Conditional District Rezoning 

MEETING:    Planning Commission June 6, 2012 
 
CASE NO:    CD-9-512 
 
SITE ADDRESS: 1410 and 1420 South 14th Street and a portion of the 

rights-of-way of South 13th and South 14th streets  
   
PROPOSAL:   To rezone from MF-M, Multi-family Residential District 

to O&I-1(CD), Office and Institutional-1 (Conditional 
District) for the development of a primary school  

  
PRESENTED BY:   Dawn M. Snotherly, Associate Planner 
 
STAFF RECOMMENDATION: DENIAL 
 
 

 
GENERAL INFORMATION 

   

Applicant:    Coastal Habitat Conservancy LLC  
     3610 Thaddeus Lott lane 

Leland, NC 28451  
      
Owner:     The East Carolina Bank 

1816 Progress Road  
     Greenville, NC 27834  
 
 

Current Zoning: MF-M, Multiple-family Residential District 
 

Lot Size: 0.86 of an acre – 1410 South 14th Street 
 1.14 acres – 1420 South 14th Street 
 0.20 of an acre – South 13th Street right-of-way 
 0.40 of an acre – South 14th Street right-of-way 
Total Area    2.6 acres   
 
Existing Land Use(s): Vacant  
 

Surrounding Land Use & Zoning:   
 

NORTH  Multi-family      MF-M 
SOUTH  Right-of-way, multi-family    MF-M 
EAST   Right-of-way, religious institution  O&I-1  
WEST   Right-of-way, multi-family    MF-M  
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ZONING HISTORY 

The site is within the 1945 corporate limits; there is no known zoning history for the site.  

 
 

ANALYSIS / SUMMARY 
 

The applicant proposes to rezone the subject site and the abutting rights-of-way of South 
13th and South 14th streets from MF-M to O&I-1 (CD) for the development of a primary 
school serving approximately 450 students in the primary grade levels. Development of the 
site would be in two phases; phase one would be the construction of building A, a two-
story, 26,656-square-foot structure with 24 classrooms. Phase two would be the 
construction of building B, a two-story 11,424-square-foot structure with 8 classrooms. A 
total of 41 parking spaces for faculty and staff are proposed to serve the use. Access to the 
school would be from South 13th and South 14th streets, with South 14th Street serving as 
the primary access during periods of student drop-off and pick-up. A playground for outdoor 
recreation is proposed for the southeast corner of the site adjacent to the Greenfield 
Street/S. 14th Street intersection. New sidewalks would be constructed along Greenfield 
and South 14th streets. The building setback requirements for primary schools under the 
MF-M zoning are more restrictive than those for the O&I-1 district, which the applicant 
believes imposes development constraints for the project and is the primary rationale for 
the rezoning request.  
 
The Multi-family Residential districts are established for moderate-density single-family and 
multiple-family developments of varying types and designs. It functions as a transitional 
land use between intensive nonresidential uses or higher-density residential areas and 
lower-density residential areas. The district is designed to respond to the varying housing 
needs of the community while affording a reasonable range of choice, type and location of 
housing units within the city. Primary and secondary schools are permitted in the MF-M 
zoning district by special use permit.  
 
The purpose of the Office and Institutional districts is to provide areas that are conducive to 
the establishment and operation of institutional, office and limited commercial activities not 
involving the sale of merchandise. Standards are designed so that these districts, in some 
instances, may serve as transitions between residential districts and other commercial 
districts. The principal means of ingress and egress for uses in the districts shall be along 
collector roads, minor arterials, and/or major arterials as designated on the city's 
thoroughfare plans. South 13th Street is a collector street; Greenfield Street is a minor 
thoroughfare. 
 
 
TECHNICAL REVIEW        
 

The Technical Review Committee (TRC) reviewed the conceptual plan on November 28, 
2011 and provides the following comments: 
 
 

Public Utilities:          
The site has access to public (CFPUA) water and sewer mains. Public water would be 
available by utilizing existing 8-inch water mains located in either South 13th Street or 
Greenfield Street. The project design calls for the extension of an 8-inch sewer line main 
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from Martin Street. Sewer is also available on South 15th Street. The capacity of the pump 
station serving this area is sufficient to serve the project. 
 
Parking:  
A minimum of 40 parking spaces (one space per teacher and staff member) is required. A 
maximum of 53 parking spaces is allowed. The applicant is proposing 41 parking spaces, 
including two handicapped, van-accessible spaces. Five bicycle parking spaces are 
proposed for the site. Given the anticipated student population, it is recommended that 
additional bicycle parking be provided. A drop-off/pick-up area is proposed along the front 
(western elevation) of building A, adjacent to the principal parking lot. According to the 
applicant’s application, primary ingress to the site would be off S. 14th Street in order to 
allow for 750 linear feet of vehicle stacking serving the student drop-off/pick-up area.  
 
Stormwater: 
The proposed project would create newly constructed built-upon area of 47,743 square 
feet. The project design would include the construction of an underground stormwater 
infiltration system, which would be reviewed for compliance with the city’s stormwater 
management regulations.   
 
Wetlands: 
Approximately 4,056 square feet of wetlands have been identified on the property. In order 
to develop the site, the applicant is requesting to fill the wetland area, necessitating 
permitting from the Army Corps of Engineers. Planning staff will work with the applicant and 
the Corps to ensure compliance with all applicable wetland regulations. 
 
Landscaping, Buffering and Tree Protection: 
The tree survey submitted by the applicant indicates that the site is heavily wooded. Given 
the proposed built-upon area, a number of regulated tress are proposed for removal; 
however, the project design would preserve a number of trees in the playground area, 
along the northern and eastern boundary of the site, and a double-trunk 20-inch oak in a 
driveway island off South 14th Street. All trees proposed for preservation shall be protected 
with required tree protection fencing during construction. Trees within the footprint of 
building B should be preserved until the building’s construction. Streetyards would be 
provided along all street frontages. An 8 to 10-foot solid wooden fence is proposed along 
the northern property line as well as a 20-foot bufferyard. The bufferyard would be reduced 
to 10 feet in the northeast corner of the site where the South 14th Street driveway is 
designed to preserve the double-trunk 20-inch oak tree. 
  

Traffic and Transportation: 
Ingress and egress to the site would be provided by two-way driveways from South 13th 
and South 14th streets. No driveway connection is proposed for Greenfield Street. 
 
Table 1 provides estimated trip generation based on the proposed use and maximum 
development under the current zoning. Table 2 shows the current levels of service for 
South 13th, South 14th, and Greenfield streets. The proposed development is expected to 
increase vehicle trips by approximately 227 trips per day over development as zoned. A 
traffic impact analysis (TIA) is required for the project based on the estimated number of 
trips the use is expected to generate. The TIA is currently under review by the North 
Carolina Department of Transportation (NCDOT), as well as city and Wilmington 
Metropolitan Planning Organization (WMPO) staff.  
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Table 1: Estimated Trip Generation  

 
A level of service (LOS) standard measures the quality, effectiveness, or performance of a 
public service or facility. An LOS category “A” means that the road is an excellent traffic 
flowing stream, while a category “F” is an unacceptable traffic flowing stream. Table 2 
details the current volume and capacity of Greenfield, South 13th, and South 14th streets. 
The portions of South 13th and South 14th streets adjacent to the site have volume to 
capacity ratios of 0.27 and 0.02, respectively.  Both streets are operating below their design 
capacities, at LOS categories in the A to B range. Greenfield Street has a volume to 
capacity of 0.52 and is currently operating at an average design capacity, for a LOS 
category C.  
 

Table 2. Current Volumes, Capacities and Levels of Service 

Road Location 
Count 
Volume 

Count 
Date 

Estimated 
Capacity 

V/C 
Ratio 

Estimated 
LOS 

Greenfield 
Street 

Between S. 13
th
 & 14

th
 

streets 
6,392 

3/27-
3/30/12  

12,300 0.52 C 

S. 13
th
 Street Between Greenfield & 

Martin streets 
2,780 

3/27-
3/30/12 

10,200 0.27 A/B 

S. 14
th
 Street Between Greenfield & 

Martin streets 
      164 

4/2-
4/3/12 

10,200 0.02 A 

Source:  Volume counts by WMPO Traffic Count Program, capacity by NCDOT 

 
While all three street are operating at a level of service of C or above, a review of the 
impacts that additional trips the use is projected to generated will require further analysis 
through the TIA process. Although the TIA is still under review, staff has concerns 
regarding the adequacy of internal queuing/stacking space; recommendation from the TIA 
may result in traffic and site design improvements to offset increased demand.  
 
 
  

 
Zoning 

 
Land Use 

 
Build-Out 
 

7-9 AM Peak-  
Hour Volume  
Trips 

4-6 PM Peak- 
Hour Volume 
Trips 

Average 
Daily Trips  

Existing 
MF-M 

 
Vacant 

 
34 units* 
 

 
20 

 
36 

 
330 

 
Proposed 
O&I-
1(CD) 

 
Primary 
school 

38,080 sf school 
bldg/450 students 
and 40 staff 
members**, no bus 
traffic 

Difference 

 
369 

 
148 

 
557 

 
 
 

349 

 
 
 

112 

 
 
 

227 
* Based maximum density;   ** Based on figures provided by the applicant 
Source:  Institute of Transportation Engineers Trip Generation, 8th Edition, 2008. TRIP GENERATION BY 
MICROTRANS 
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JUSTIFICATION 
 

 
SouthSide Small-Area Plan 
 

The subject site is designated on the Recommended Land Use Map for rezoning to UMX, 
Urban Mixed-Use zoning. The proposed UMX district is intended to facilitate infill 
development and redevelopment in the 1945 corporate limits that is compatible with the 
unique, urban context of the area. It is intended to require a mix of uses, respect the built 
environment and historic development patterns, and encourage the adaptive reuse of 
viable historic buildings.  
 
While the standards for the new UMX zoning district are still in the development stages, the 
process of defining those standards has begun. Planning staff has held three public input 
meetings, with additional meetings scheduled through the summer to continue work with 
stakeholders to craft provisions for the new district. Now that the planning process has 
begun to formulate provisions for the UMX district, staff believes it is critical to allow time to 
for the adoption of new guidelines for future urban development and implementation of the 
goals of the SouthSide Small-Area Plan.  
 

The Wilmington Future Land Use Plan 2004-2025: 
 

The subject site is identified on the Future Land Use Plan (FLUP) map as a Varied Use-
Small Tract Infill site. According to the FLUP, these types of infill areas may be developed 
as zoned or considered for rezoning to new uses that will enhance the functionality and 
promote the economic vitality of the surrounding area. The site is identified on the 
Redevelopment Areas map as a Tier 2 Redevelopment Area that incorporates most of the 
Greenfield Avenue corridor. These areas are generally characterized by declining or 
marginal commercial enterprises. Tier 2 areas are targeted for upgrade on an opportunistic 
basis when the use changes.  
 
The following FLUP policy directives are relevant to this request: 
 
Infill 
 
Guiding Principle 3- Infill of Small-Tract Varied Use Areas 
Strategy 3.1.4 
Develop and utilize zoning districts that allow smaller neighborhood-scale businesses and 
that incorporate site and building design regulations to ensure that infill development will 
retain aesthetic as well as functional compatibility with surrounding development.  
 
 
Redevelopment 
 
Guiding Principle 1 
Redevelopment of underutilized or abandoned properties to a more viable use or improves 
form and function will contribute to an increased property tax base and is critical to the 
economic viability of Wilmington. The redevelopment of targeted areas by expanding, 
renovating, or entirely replacing these commercial properties is a priority. 
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Applicability: The FLUP identifies the site as a Tier Two redevelopment area and a varied 
use area. The goals and objectives of the SouthSide Small-Area Plan took the FLUP one 
step further by providing an opportunity for neighborhood planning in a smaller geographic 
area. This planning process provided for a more in depth study of land uses, development 
patterns, and community issues, and provided citizens an opportunity to development long-
term goals and strategies to increase the citizens’ quality of life. Development of the site for 
a mix of uses that are compatible and support the need for goods and services for the 
surrounding community, utilizing the design guidelines of a UMX district would be 
consistent with the adopted goals and strategies of the community based FLUP as well as 
the neighborhood based SouthSide Small-Area Plan. 
 
 
CONCLUSION 
 
The SouthSide Small-Area Plan recognizes the unique development opportunities that an 
urban mixed-use zoning district provides as its theme is woven throughout the goals, 
objectives and strategies of the plan. When the recommended land use map was created 
as a part of this plan, this site was identified as a candidate for implementing the standards 
for a new Urban Mixed-Use zoning district. To rezone the subject site at a stage when the 
adoption of a UMX zoning tool is now within sight would negate the work of the 
neighborhood planning process that culminated in the adoption of the SouthSide Small-
Area Plan.  
 
Due to the need to provide for development standards more in keeping with the urban 
character of the surrounding area, as well as the goals and objectives of the Future Land 
Use Plan and SouthSide Small-Area Plan, staff recommends denial of the request. Should 
the Planning Commission decide to recommend approval of the request, staff recommends 
the following conditions: 
 

1. The use and development of the subject property shall comply with all regulations 
and requirements imposed by the Land Development Code, the City of Wilmington 
Technical Standards and Specifications Manual and any other applicable federal, 
state or local law, ordinance or regulation, as well as any condition stated below. In 
the event of a conflict, the more stringent requirement or higher standard shall 
apply. 

2. Approval of this rezoning request does not constitute technical approval of the site 
plan. Final approval by the Technical Review Committee and the issuance of all 
required permits must occur prior to release of the project for construction. 

3. If, for any reason, any condition for approval is found to be illegal or invalid or if the 
applicant should fail to accept any condition following approval, the approval of the 
site plan for the district shall be null and void and of no effect and proceedings shall 
be instituted to rezone the property to its previous zoning classification. 

4. The use and development of the subject property shall be in accordance with the 
plan as submitted April 10, 2012 and approved. The permitted use shall be 
restricted to a primary school. 

5. A bufferyard in accordance with Article 8 of the Land Development Code shall be 
installed along the northern boundary of the site adjacent to multi-family residential 
use. 

6. All trees under the footprint of building B as shown on the site plan dated April 10, 
2012 shall be preserved until said building is constructed. 
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7. The applicant must obtain a fill permit from the Army Corps of Engineering prior to 
conducting any fill or grading activity on the site. 

8. All traffic improvements required by the traffic impact analysis must be installed and 
approved prior to the issuance of a certificate of occupancy for any building on the 
site. 

9. No driveways to Greenfield Street shall be allowed on this site. 
10. Exterior site lighting shall be installed so as not to shine directly onto residentially 

used or zoned property. 
11. Signs shall be limited to wall or ground-mounted monument style only, changeable 

copy signs are prohibited. Signs shall not be internally illuminated.  
12. All city, state and federal regulations shall be followed. 

 
 
NEIGHBORHOOD CONTACT 
 

City Notifications:        Planning Commission       
Signs Posted      4/18/12, 5/3/12          
Adjacent Letters     4/18/12, 5/23/12   
Advertisement Dates     4/24/12, 6/1/12            
 

 General Inquiries:   Phone call received from a citizen about the proposed school’s traffic 
impact on the surrounding area. 
 

Community Meeting:  4/16/2012 
 
 
ACTIONS TO DATE 
 

Planning Commission:  Scheduled for public hearing 6/6/12 
 
At the request of the applicant, the item was continued until June 6, 2012. 
 
 
ATTACHMENTS 
 

1. Application (received 3/22/12) 
2. Location and land use map (dated 4/3/2012) 
3. Aerial photograph (dated 4/3/2012)       
4. SouthSide Small-Area Map (dated 4/3/2012) 
5. Future Land Use Plan Redevelopment Areas Map (dated 4/3/2012) 
6. Site plan (dated 4/10/12) 
7. Community meeting report (received 4/23/12) 
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